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PLAN FOR REBUILDING 


———sT eS 


CITY PLANNING commusion — LOs ANGELES, CALIF 


PART OF LOS ANGELES 


Drawings from . 4dccomplishments—1942 of the Los Angeles City Planning Commission showing one of 


several tentative proposals for rebuilding an area adjacent to the proposed civic center. 


Street closings, re- 


platting, and new design provide more room, minimize traffic intersections, preserve much of the old street 
system, work good existing buildings into the new pattern. 


ALBERT M. GREENFIELD PROPOSES LOCAL PROGRAMS 
TO AID URBAN REDEVELOPMENT 


In the language of businessmen, addressed to busi- 
nessmen, businessman Albert M. Greenfield, Chair- 
man of the Urban Land Institute Executive 
Committee, declared that the rebuilding of cities 
can “easily involve from twenty-five to fifty billions 
of dollars in work and materials in the first few 
years following the end of the war if government — 
Federal, state, and local — will cooperate with busi- 
ness in the task.” 

The problem of clearing away worn-out city areas 
and replacing the residue of an outward explosion 
in population movement with well-designed, attrac- 
tive neighborhoods was appraised as “staggering but 
not insurmountable” by Mr. Greenfield in his talk 
to the Philadelphia Poor Richard Club. “The 
monumental task of rebuilding,” he said, “is the 
kind of undertaking that the imagination, inven- 
tiveness, and daring of American business is espe- 
cially equipped to do.” But the unassisted proce- 
dures of business, he stated, can not cope with the 
difficulties of land assembly, of inflated land costs, 
w basic governmental problems in city planning. 

He outlined the Urban Land Institute proposal 
for cits redevelopment as a basis for cooperation 
between the various levels of government and pri- 

vate enterprise, proposing that the states assist in 
land assembly by providing necessary legal author 


ity; that the Federal Government help meet the 
difficulty of land costs by extending its credit to 
the cities for that purpose; and that the city govern- 
ment use its authority to plan and regulate land us¢ 
in the rebuilding of old districts. 

Many steps looking to the fulfillment of this vast 
program can be taken now, and should be taken 
now, he said, so that when the economic emergency 
of ree adjustment to peace is at hand we will not need 
to waste precious time in preliminaries that should 
be attended to now. 


Expanding this suggestion into a precise three- 


point program for immediate local action, Mh 
Greenfield proposed, first, sponsorship by municipal 
authorities, in cooperation with business groups, of 
state legislation comparable to the recent Marvland 
act which authorizes the establishment of municipal 
land development commissions to acquire land for 
private redevelopment; 


second, the ee ation of 
city plans which give full attention to tl 


e possibili 
ties of rebuilding specific deteriorated areas in con 
formity with accepted principles of neighborhood 
building: and finally. the formation of local civic 
groups to explore the possibilities of urban redevel 
opment, and to engage in public education to that 


end. 
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DETROIT URBAN DEVELOPMENT 
STUDY INDICATES NEED FOR 
FINANCIAL AID IN LAND ASSEMBLY 


Getting down to cases on the finances of urban 
redevelopment, George Emery, City Planner of 
Detroit, has completed a detailed study which indi- 
cates that extended legal power for large -scale land 
assembly, essential as it is, leaves a discouraging 
stumbling block in the path of rebuilding for the 
kind of neighborhood environment that planners 
and land developers call “good.” His conclusions, 
presented at the recent conference of the American 
Society of Planning Officials, show that high land 
acquisition costs can effectively prevent rebuilding 
to the low population densities that are now recog- 
nized as essential to sound development. 


His report dealt with a fifty-five block deteriorated 
area one and one-half miles from the City Hall. 
Under the redevelopment plan proposed by the City 
of Detroit, the municipality would rezone the area, 
vacate streets and alleys to permit the establishment 
of a modern neighborhood street system, and freeze 
assessed values in accordance with the Michigan 
Urban Redevelopment Corporation Law of 1941. 
The City would also supply condemnation service, 
legal service, and $518,000 in street widenings and 
The redevelopment plan permits the build- 

1000 apartment dwelling 
The financial requirements 
Emery are 


parks. 

ing of 500 row houses, 

units, and 40 stores. 
for redevelopment as estimated by Mr. 
summarized as follows: 

Land acquisition cost to redevelopment 
corporation at $1.015 per net square 
foot plus site conditioning and = im- 
provement $ 4.360.000 

Construction, including architectural 
fees and building equipment 

Financing, legal, and organization costs 
plus first year’s taxes and insurance 


6.738.000 


385,000 
300,000 


$11.783.000 


Cash working capital 


Total financial requirements 


Annual operating expenses, including taxes, in- 
terest, amortization, and a 6‘ dividend are esti- 
mated at $1,442,000. With probable store rentals 
of $50,000 per year deducted from this figure, and a 
10°{ vacancy allowance of $155,000 added to the 
remainder, the estimate arrives at $1.547,000 as the 
gross dwelling rentals required for success of the 
undertaking. This would mean an average monthly 
per room rental of $23.44; or $70.22 per apartment 
averaging three rooms. and an average monthly 
rental of $117.20 for row houses averaging five 
rooms. 


These high rentals result from high land costs, 
which in turn result from the residual values of 
obsolete existing structures and the equally obso- 
lete existing assessed values of land. Thus, the 
repoyt concludes, the large potential market for 


dwéllines in redeve loped areas could not be reached, 





gan act could succeed. The inference to be drawn 


d it is doubtful that procedure under the Mich- 





from Mr. Emery’s demonstration is that the need 
for reestablishing land values is fundamental. With- 
out a form of credit that can accomplish this, we 
shall probably see no effective rebuilding programs. 


U. L. |. TO COOPERATE IN CITIZENS 
CONFERENCE ON PLANNING 


‘The Urban Land Institute with four other organi- 
zations will cooperate with the American Planning 
and Civic Association in holding its Citizens Confer- 
ence on Planning on June 14-16 at Omaha. The 
conference will bring eminent authorities in the 
various fields of urban planning from all parts of 
the country together with citizens groups to discuss 
pressing problems in public works, transportation, 
and post-war reconstruction of cities. U.L.I. Presi- 
dent Hugh Potter will discuss the Institute pro- 
rebuilding blighted city areas at the 


posal for 
June 16. 


afternoon session of Wednesday, 


NEWTON C. FARR OUTLINES 
REPLANNING PROGRAM FOR 
SOUTH SIDE CHICAGO 


Taking inventory of structural conditions on 
Chicago’s much surveyed South Side, and pointing 
to the timeliness of preparing for rebuilding, U.L.I. 
‘Trustee Newton C. Farr recently proposed a recon- 
struction program in his address to the South Cen- 
tral Real Estate Board of Chicago. 

Rezoning to decrease the extent of street frontage 
now allotted to commercial use, a systematic elimi- 
nation of outmoded structures, street closings to 
eliminate traffic snarls and to allow more land for 
open space or residential use were urged as essential 
preliminaries to rebuilding. Mr. Farr also proposed 
a new pattern of industrial land use for the South 
Side. This phase of replanning, he suggested, 
should preserve the present substantial publishing 
district and segregate lake front sites from industrial 
zones. 

While many needed dwellings can be provided 
through rehabilitating and converting some existing 
structures, the building of new houses will be the 
big construction job for the South Side, Mr. Farr 
predicted. Discussing the problem of land assem- 
bly for large-scale dwelling construction, he pro- 
posed three measures for a solution: the Urban 
Land Institute proposal based on an extension of 
Federal credit for land purchase; a program for 
mandatory tax foreclosure; and amendment to insti- 
tutional lending policies to permit the financing of 
housing developments in areas now classified as 
blighted. 















WASHINGTON 


S. 971, to provide three billions for post-war 
highway construction (Senator McKellar of ‘Tennes- 
see) now has a House companion, H.R. 2426, 
introduced by Representative Robinson of Utah. 
The Committee on Roads has submitted the House 
bill to the Federal Works — and to the War 
Department for comment. The California legisla- 
ture recently memorialized Congress to enact cither 
of these bills. 





S. 1079 (Senator McClellan of Arkansas) directs 
the Federal Works Administrator, through the Com- 
missioner of the Public Roads Administration, to 
make a survey of the need for a system of express 
highways throughout the United States, the number 
of highways needed, suggested routes, and approx- 
imate cost of construction. ‘The bill has been 
referred to the Committee on Post Offices and 
Roads. H.R. 2615 (Representative Randolph of 
West Virginia) is a companion bill. 


Senator Robinson’s bill (H.R. 2798, a revision 
of H.R. 2113) authorizing the use of unexpended 
highway funds for planning purposes has been re- 
ported favorably with amendments by the Commit- 
tee on Roads. 


Twelve billions for a system of transcontinental 
and_ north-south highways linked with a nation- 
wide airport system is proposed by pepreientnrse 
Snyder of Pennsylv: ania. The- bill, H.R. 2799, pro- 
vides for three east-west, and six north-south eight- 
lane, illuminated highways, and directs that they 
“shall not pass through any cities or towns unless 
there is no other place for the road.” The system 
would total an estimated 18,000 miles. The pro- 
posed airports would be at least two miles square, 
and would be located adjacent to each of the 
eighteen intersections of the nine highways. 


The use of Federal funds to aid local planning 
is provided for in H.R. 2783 (Representative Lynch 
of New York). This is a revision of the Beiter bill 
of the seventy-seventh Congress and the earlier 
Mead-Lynch versions of it in the present Congress. 
These bills have been noted 1 
the Bulletin. 


previous issues of 


H.R. 1012 (Representative Lea of California) 
concerning the development of post-war air com- 
merce, including a nation-wide program of zoning 
for the environs of landing areas (see January 
Bulletin), has been rewritten by a sub-committee of 
the Committee on Interstate and 


Foreign Com- 








LEGISLATIVE REPORT 












merce, and is now awaiting approval of the 
Committee. 


S. 436 (Senator Langer of North Dakota) to 
authorize the taxation of property acquired for the 
United States (see January Bulletin) has been re- 
ferred to the Treasury, War, Navy, and Interior 
Departments. Reports received thus far from the 
War and Navy Departments are unfavorable, 


STATE LEGISLATION 


Interest in state legislation to aid urban redevel- 
opment is shifting in two directions. Legislation 
adopted prior to this year has generally been con- 
fined to the creation of redevelopment corporations 
with a “farmed out” authority to condemn land for 
rebuilding, with reliance on private credit to finance 
land assembly. 


Departing from this formula, the recent Maryland 
Act, summarized in the April Bulletin, provides fon 
condemnation by the city of land for subsequent 
sale or lease to private builders. It retains the 
governmental power of eminent domain within the 
local government, and does not require the creation 
of a new type of private or quasi-public redevelop- 
ment corporation. 

Significantly, this state enabling act authorizes 
the city, through its land development commission, 
to borrow money for this type of land acquisition 
from anv Federal source of credit that may become 
available. 

Assembly Bill 1979, now pending in California. 
provides for the acquisition of properties in blighted 
areas by the city government which would have 
authority to sell it to private interests for sence 
ment purposes as determined by the local planning 
commission. Phe bill contains an unfortunate 
provision which prohibits the sale of any property 
acquired under the act for less than ninety per cent 
of its actual cost. Unless the communities of Cali- 
fornia desire and can compel redevelopment by 
skyscraper apartments, this provision is likely to 
nullify the bill. 


Early this month the judiciary committee of the 
Chicago City Council recommended that the State 
of Illinois enact legislation authorizing the cities 
to acquire slum properties directly for public use 
or for sale to private interests fon ie ere 
\lderman A. G. Lindell, speaking in behalf of the 
recommendation, declared that it can enable the 
cities to stimulate the rebuildine of deteriorated 
areas through anticipated Federal credit for that 
purpose. This action, in Illinois, where redeve lop 
ment corporation legislation is already on the books, 
may mean a lack of confidence in a_ rebuilding 
formula that cdloes not provide a source of credit fon 
land assembly that can permit a readjustment of 
values when it 1s necessary to encourage an appro 











EL 


priate and needed type of redevelopment. 

\ recent Massachusetts proposal, House Bill 897, 
sponsored by the Massachusetts Association of Real 
Estate Boards, while following in many respects the 
pattern ¢ of limited dividend redevelopment corpora- 
tion laws, anticipates an extension of Feder: il credit 
for land purchase by providing that: ‘'Pursuant to 
the terms of the National Housing Act or to the 
terms of any other Federal law applicable to redevel- 
opment corporations as set forth in this act, such 
corporations shall have power to receive loans and 
grants from the Federal Government or any agency 
or instrumentality thereof or from any other source, 
public or private a 

The National Capital Park and Planning Com 
mission is working on a draft of a bill to implement 
private and public redevelopment ol deteriorated 
areas in the District of Columbia. Recent advice 
indicates that the Commission favors land assemb!y 
by a local public agency having authority to recon- 
vey land for redevelopment, rather than the creation 
of special redevelopment corporations to acquire 
and redevelop land. 


MINNESOTA AUTHORIZES CREATION 
OF CENTRAL BUSINESS DISTRICT 
AUTHORITIES TO OPERATE 
DOWNTOWN PARKING AND 
TRANSPORTATION SYSTEMS 


Impressed by San Francisco Fair busses which 
daily brought 100,000 persons into restricted exhibit 
areas from circumferential parking lots without 
trafic congestion, delay, or inconvenience, citizens 
of St. Paul have been thinking that the idea is a 
good one for the City’s central business area. 

Several thousand-car parking stations located 
the edges of the central area with service stations, 
waiting rooms, pick up stores, and ten-cent parking 
fees, urged E. A. Tyler of the St. Paul United Civic 
Council, should be established and operated in 
connection with a bus transportation system linking 
them with all parts of the central business district. 
He proposed low-slung, quick-loading, lightweight 
trams operated on one-cent fares. With the down- 
town area thus equipped, the merchants could 
supply a quick parcel delivery service from store to 
parking station via the interior tram system. In 
this way tay pers could always be sure of conven- 
ient and cheap parking places, easy access to all 
shopping locations, and freedom from bundle 
toting. 

Convinced that this plan would eliminate the 
rigors of shopping in the central area and increase 
retail trade from twenty-five to fifty per cent, the 


United Civic Council. an organization sponsored 
by the Mavor of St. Paul and representing a num- 


bei I CIVIC and business assoc lations, successfully 
sought state legislation to put it into effect. 


This Minnesota act, approved last month, author- 
izes cities of the first class to create Central Business 
District Authorities upon the petition of the 


owners of at least sixty per cent of the privately 
owned property in the central area. The Au- 
thority may acquire, build, own, and operate or 
lease public parking stations, transportation ter- 
minals, waiting rooms, and other transportation 
and parking facilities including a transportation 
system coordinated with the parking stations. It 
is authorized to purchase and condemn property, to 
borrow money, to construct public improvements, 
and to levy taxes and assessments in carrying out 
its purposes. 


CHICAGO PLANS INDUSTRIAL 
PATTERN IN HARMONY WITH 
WAR-TIME TRENDS 


Phe Chicago Plan Commission has taken a care- 
ful look the new industrial plants springing up 
around its edges, does not view it with alarm, 
points out long range objectives that can incorpo- 
rate these new work centers into an orderly urban 
pattern. (in Industrial and Commercial Back- 
ground for Planning Chicago.) 

Dispersal of heavy manufacturing plants to the 
outskirts, it suggests, can open close-in industrial 
districts to gradual rebuilding with modern loft 
and light manufacturing buildings, as well as for 
residential purposes. The probability of a home- 
to-work traffic movement in which residents of close 
in areas traveling outward to industrial work loca- 
tions would pass suburbanites moving in to central 
business areas, does not disturb the Chicago plan- 
ners. They cite advantages in more efficient use of 
public transportation that can serve a two-way 
rush hour. 

Generally optimistic, the Commission believes 
that Chicago’s war industries can and will be con- 
verted to peace production. The bulk of war-time 
population increase (estimated from the number of 
sugar ration books issued) will, it feels, be retained. 
It proposes that new consumer industries be located 
within the City proper to utilize these newly ac- 
quired industrial workers, and suggests adjustment 
of industrial tax and building code differentials 
between the City and competing areas, along with 
structural improvements, to accomplish this. 

The Commission's report shows the Chicago re- 
tail and wholesale trade areas to be in good position 
in relation to the immediate hinterland and to the 
Nation. The stable quality of the City’s commerce, 
Its strategic position in transportation, its positive 
population gains, and its pent-up purchasing 
power, the study concludes, enable Chicago to plan 
for a commercial development that will retain and 
strengthen its position as the “trade hub of a rich 
inland empire.” 


One of many approaches being made by the 
Commission to a basis for planning the future city 
arrangement, the present industrial study is going 
forward with interrelated studies of population, 
highway layout, parks, schools, transit, and utilities. 





